
EAST RENFREWSHIRE COUNCIL 

LOCAL REVIEW BODY 

9 November 2022 

Report by Director of Business Operations and Partnerships 

REVIEW OF CASE - REVIEW/2022/11 

ERECTION OF DETACHED TWO AND ONE-HALF STOREY DWELLING. (AMENDMENT 
TO PLANNING PERMISSION REF: 2021/0693/TP TO ALLOW ALTERATIONS, 

DELETING BASEMENT AND ALTERATIONS TO ROOF PROFILE) 

PURPOSE OF REPORT 

1. The purpose of the report is to present the information currently available to allow a
review of the decision taken by officers, in terms of the Scheme of Delegation made in terms
of Section 43A of the Town and Country Planning (Scotland) Act 1997 as amended by the
Planning etc (Scotland) Act 2006 in respect of the application detailed below.

DETAILS OF APPLICATION 

2.        Application type:         Further application (Ref No:- 2022/0242/TP). 

Applicant:  Mr Rehan Tahir 

Proposal: Erection of detached two and one-half storey dwelling. 
(Amendment to Planning Permission Ref: 2021/0693/TP to allow 
alterations, deleting basement and alterations to roof profile) 

Location: 29 Rouken Glen Road, Giffnock, East Renfrewshire, G46 7EL. 

Council Area/Ward:  Giffnock and Thornliebank (Ward 3). 

REASON FOR REQUESTING REVIEW 

3. The applicant has requested a review on the grounds that the Council’s Appointed
Officer refused the application.

RECOMMENDATIONS 

4. The Local Review Body is asked to:-

(a) consider whether it has sufficient information to allow it to proceed to determine
the review without further procedure and, if so, that:-

(i) it proceeds to determine whether the decision taken in respect of the
application under review should be upheld, reversed or varied; and

(ii) in the event that the decision is reversed or varied, the reasons and the
detailed conditions to be attached to the decision letter are agreed; or
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(b) that in the event that further procedure is required to allow it to determine the 
review, consider:- 

 
(i) what further information is required, which parties are to be asked to 

provide the information and the date by which this is to be provided; 
and/or; 

 
(ii) what procedure or combination of procedures are to be followed in 

determining the review. 
 
 

BACKGROUND 
 
5. At the meeting of the Council on 29 April 2009, consideration was given to a report by 
the Director of Environment seeking the adoption of a new Scheme of Delegation in terms of 
the new Section 43A of the Town and Country Planning (Scotland) Act 1997, subject to 
approval of the scheme by Scottish Ministers. 
 
6. The report provided details of the new hierarchy of developments that took effect from 
6 April 2009 explaining that the Scheme of Delegation related to those applications within the 
“local development” category as set out in the Town and Country Planning (Hierarchy of 
Development) (Scotland) Regulations 2009, but would in future be determined by an 
“appointed officer”.  In the Council’s case this would be either the Director of Environment or 
the Head of Roads, Planning and Transportation Service now designated the Head of 
Environment (Operations). 
 
7. The report highlighted that historically appeals against planning decisions were dealt 
with by Scottish Ministers. However, following the introduction of the new planning provisions 
with came into effect on 3 August 2009 all appeals against decisions made in respect of local 
developments under delegated powers would be heard by a Local Review Body.  The Local 
Review Body would also deal with cases where the appointed officer had failed to determine 
an application within two months from the date it was lodged.   
 
 
NOTICE OF REVIEW – STATEMENT OF REASONS FOR REQUIRING THE REVIEW 
 
8. The applicant in submitting the review has stated the reasons for requiring the review 
of the determination of the application. A copy of the applicant’s Notice of Review and 
Statement of Reasons including appeal statement is attached as Appendix 5. 
 
9. The applicant is entitled to state a preference for the procedure (or combination of 
procedures) to be followed by the Local Review Body in the determination of the review and 
has detailed in their opinion that this review can continue to conclusion based on the 
assessment of the review documents only, with no further procedure. 
 
10. The Local Review Body is not bound to accede to the applicant’s request as to how it 
will determine the review and will itself decide what procedure will be used in this regard. 
 
11. At the meeting of the Local Review Body on 10 August 2016, it was decided that the 
Local Review Body would carry out unaccompanied site inspections for every review case it 
received prior to the cases being given initial consideration at a meeting of the Local Review 
Body. 
 
12. In accordance with the above decision, the Local Review Body will carry out an 
unaccompanied site inspection on Wednesday, 9 November 2022 before the meeting of the 
Local Review Body which begins at 2.30pm. 
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INFORMATION AVAILABLE TO ALLOW REVIEW OF APPLICATION 
 
13. Section 43B of the Planning etc (Scotland) Act 2006 restricts the ability of parties to 
introduce new material at the review stage. The Local Review Body is advised that the focus 
of the review should, therefore, be on the material which was before the officer who dealt with 
the application under the Scheme of Delegation. 
 
14. The information detailed below is appended to this report to assist the Local Review 
Body in carrying out the review of the decision taken by the Appointed Officer:- 
 

(a) Application for planning permission – Appendix 1 (Pages ); 
 

(b) Report of Handling by the planning officer under the Scheme of Delegation - 
Appendix 3 (Pages ); 

 
(c) Decision notice and reasons for refusal - Appendix 4 (Pages );  and 

 
(e) A copy of the applicant’s Notice of Review and Statement of Reasons including 

appeal statement - Appendix 5 (Pages ).  
 
15. The applicant has also submitted the drawings listed below and these are attached as 
Appendix 6 (Pages ). 
 

(a) Existing Contextual Elevation 19 743 PL16; 
 

(b) Existing Elevations 19 743 PL04; 
 
(c) Existing Elevations 19 743 PL05; 
 
(d) Existing Site and Location Plans 19 743 PL02; 
 
(e) Existing Site Plan 19 743 PL03; 
 
(f) Proposed Ground Floor Plan 19 743 PL08; 
 
(g) Proposed Site and Location Plans 19 743 PL06; 

 
(h) Refused – Location Plan 19 743 PL01; 
 
(i) Refused – Proposed Site Plan 19 743 PL07; 
 
(j) Refused – Proposed Ground Floor Plan 19 743 PL10 A; 
 
(k) Refused – Proposed Upper Floor Plan 19 743 PL11; 
 
(l) Refused – Proposed Attic Floor Plan 19 743 PL12 A; 
 
(m) Proposed Roof Plan 19 743 PL13 A; 
 
(n) Proposed Elevations 19 743 PL14 B; 
 
(o) Proposed Elevations 19 743 PL15 B; and 
 
(p) Proposed Contextual Elevation 19 743 PL17 A. 
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16.      The Local Review Body is advised that initial consultation responses and 
representations received if any, relating to the application will be listed in the planning officer’s 
Report of Handling and are also included as Appendix 2. 
 
17. All the documents referred to in this report can be viewed online on the Council’s 
website at www.eastrenfrewshire.gov.uk. 
 
 
RECOMMENDATIONS 
 
18. The Local Review Body is asked to:- 
 

(a) consider whether it has sufficient information to allow it to proceed to determine 
the review without further procedure and, if so, that:- 

 
(i) it proceeds to determine whether the decisions taken in respect of the 

application under review should be upheld, reversed or varied; and 
 
(ii) in the event that the decision is reversed or varied, the reasons and the 

detailed conditions to be attached to the decision letter are agreed; or 
 

(b) In the event that further procedure is required to allow it to determine the 
review, consider:- 

 
(i) what further information is required, which parties are to be asked to 

provide the information and the date by which this is to be provided; 
and/or; 

 
(ii) what procedure or combination of procedures are to be followed in 

determining the review. 
 
 
Report Author: Sharon McIntyre 
 
Director – Louise Pringle, Director of Business Operations and Partnerships 
 
 
Sharon McIntyre, Committee Services Officer 
e-mail:  sharon.mcintyre@eastrenfrewshire.gov.uk 
Tel:  0141 577 3011 
 
Date:- November 2022 
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APPLICATION FORM 
 

APPENDIX 1 
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COPIES OF OBJECTIONS/REPRESENTATIONS 

APPENDIX 2 
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East Renfrewshire Planning Department 
Eastwood Park, Rouken Glen Road 
Giffnock, G46 6UG 

Date - 27/09/2022 

RE: 29 Rouken Glen Road, G46 ?EL 

Dear East Renfrewshire Council, 

I am writing to appeal your decision of 28 June 2022 where you refused planning for a 
simpler roof design, which is cost effective to build and easier to install. 

You have stated the enlargement of the roof would significantly add to the massing of 
the dwelling causing it to be a dominant and incongruous addition to the street scape. 
This would be detrimental to the character and visual amenity of the area. 

I and many other professional architects, Timber Frame, Truss Frame companies like 
Flemingshouse Timber frame, Deeside Timber Frame, NorFrame, and Scotframe 
disagree with your decision which defies design logic and find your justification for 
refusal exaggerated. I have attached their email replies in the enclosure section for you 
to see their professional opinion. 

Before I get to the Timber frame companies, let me briefly outline the lack of 
engagement I have had with the planning department which is why we find ourselves at 
this appeal stage. I believe all the main points that I had been sending as separate 
emails couple of months before the new application in March have been ignored. I am 
therefore going to mention them all again in this appeal, an appeal which has once 
again stopped the project. 

Every time I've spoke to someone in the planning department they have never known 
the points highlighted by myself and even after long calls with the planning head of the 
department I've realized that no one in the planning department really understands how 
the build side of things actually work. 

This many applications and 3 years of my time wouldn't have been wasted if the 
planning department even agreed to one site visit with me and not make me look like a 
bad guy by exaggerating my actions and them only wanting to deal with my architect. 
It's been a long and frustrating process for me to keep trying to explain to people who 
have just made their mind up and don't really care about the amount of financial loss 
someone like me has to incur while just trying to make a good sized eco family home 
that is near carbon zero at a sought after location. 

I strongly believe a new application wasn't required for a change like this. Application 
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after application to make changes that suited the council more than me (that was our 
3rd or 4th application). The new plan is not what I wanted originally but the planners 
seem to think other people won't like that house on that street when the truth is that 
when I got really fed up at one point when i was so angry looking at my financial loss, I 
ended up putting that empty plot on the market in November 2021 and the amount of 
interest and cash offers was incredible which showed me that how wrong the council is 
to think otherwise and thinking they know best of what size of house people should be 
living in. Potential buyers were literally ready to pay over the asking price with plans and 
were also saying they were going to go back and make the roof simpler (2 were builders 
that knew straight away that it was a very complicated roof design). Then my family 
said, by selling the plot with plans, I would be throwing away the past 3 years of hard 
work and planning for our family home away and for someone else to just come and 
built it and enjoy the work put in by me first identifying then buying cash as banks won't 
lend for knock downs, then knocking the old 250 year old cottage down and then 
planning for years and taking the financial hit. 

I would like you to appreciate the financial hardships I have suffered as a result of the 
council delays. In order to fund this project, I had taken 700k out from my business at 
the end of 2019, costing me over 200k in rent from the commercial properties, this 
figure was 150k the last time I mentioned this on February 2022). To add to my financial 
worries, the build cost has went up to 1 m with the basement, from 600k and I have now 
decided to take the basement out. Even without the basement the build cost is likely to 
be closer to 800k. To make matters worse, the situation the council is trying to put me 
into by making me build a complicated roof which now has been rejected by 4 timber 
frame companies to make off site to then add to the house, and no joinery firm is taking 
it on without me agreeing to a no warranty job as they will be working with another 
company and I will probably even need an onsite manager and near double the price of 
the roof. Further, to support this complicated roof, I have been advised by these 
companies. I need to put metal through the open part of the house to hold it from a 
double height corridor to then add the waist height part of the roof with zinc flat section 
in the middle to get a design no one will see unless they were looking for it (i know this 
because about 20 people have saw the pictures side by side and noticed straightaway 
the difference of what the council passed and what is much more suitable for the build 
and the people who are going to be living in it. 

This is a key position the council does not seem to understand and I would like you to 
look objectively at the pictures provided against the reasons for the rejection. You will 
agree the change proposed makes absolute sense from a design, cost and installation 
prospective and would not be detrimental to the character and visual amenity of the 
area. 

As stated before, I discussed this with the council planners/head of planning all this in 
emails and phone call, and they admit it they don't understand it and that it will have to 
be a new application for them to go through (back in Jan and Feb) and to understand it 
as they are short staffed and with a back log of applications even though mines has 
been delayed considerably. 

The council are not understanding that I want the house made to last, with minimum 
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disruption and offsite built so it's much stronger (newer way and much easier) and put 
together on site and made water tight within 2 weeks. But that won't work with the roof 
design they are not budging from, after speaking to so many contractors I found out at 
the beginning of the year that it is so much hassle to even big timber frame companies, 
roofing and roof truss companies like Flemingshouse Timber frame, Deeside Timber 
Frame, NorFrame, and Scotframe who also own pascuals (roof trusses company) are 
saying to me that they can't do it without onsite customization work by another joinery 
company which would void there expensive timber frames warranty as you are making 
changes that are so rare and don't make sense in the world of making houses and the 
new easier way of putting that sort of roof together and using them won't make sense. 

It's like buying an expensive customized piece of furniture then asking someone to 
customize it further to make it fit whereas it would be easier and much more cost 
effective to buy a piece of furniture that actually works to begin with. 

I have been in discussion with truss companies to make this design work even though 
the increased costs are something I am reluctantly willing to bear, however they are 
telling me it's not just a singular increase, the increase will need to be across the board. 
So far I have had to bear increased costs even after I've paid the architect more money, 
structural engineer paid again to re do the foundations to carry the extra weight in the 
middle and still the contractors as there not really interested in doing this sort of work as 
it doesn't make sense. I don't really care about the extra space in the attic but that's not 
what's making me appeal. To proceed with the current design; 

- I would need to agree to nulling warranties

- I would need to pay over the odds to make builders do things that they say don't make
sense from a buildings point of view,

- I don't want to mess up the inside structure of the house as the weight of half that roof
can't be on the outside load bearing walls the way it will be built

- which then has complicated the structural engineers work, which also cost me much
more than the simple way and will need much more engineer on site visits as no party
will agree that it's supposed to be their engineer

- more metal required in the roof which adds even more weight in the roof frame and
needs cranes as it will be done after the timber frame is done and that part of the roof
will still be needing customized

- And after all this expense and frustration is carrying for much longer on site I will be 
left with having less space in the house because of the metal going right through the
house to hold the dips in the roof

- A more expensive foundation and complicated ground works which I've already paid
the structural engineer to customize

- roofers charging much more as it's got 12 different parts to that roof and a high end
company required that does the different parts of that roof and warranty will be costly as 

3 

291



it will be very difficult to fix it if something happened in the future with that waist height 
attic that makes no sense because it will also need to be built in a certain way to access 
later with all the different types of slopes and dips and materials being used. 

- Our proposal would mean the roof having 7 parts and a company like Scotframe can
build it offsite and no second contractor required and much more stronger built to last
100 years easily if the roofer also does a good job (which will be easier with design I'm
asking to be passed).

- leaving not much space for pv either with complicated design as we also found out we
will need the more expensive pv that are not the normal size and will look stupid as they
will be put on different parts of the roof making the roof look even more stupid. This is 
like buying furniture for a room before even knowing the room size where as if the
design is simple then the pv will look more symmetrical and suited to the roof.

- re-sell value being less in 10-20 years' time as the chances of the complicate roof
causing issues will be much more it can cause much more.

- And I've never seen a complicated roof like that in the whole of East Renfrewshire
where there are many huge new builds that are much bigger than mines (I stayed in 
Burnside road where there are many houses that are 4 storey and over 1.5 times size of
this house, and with huge attics and basements that look amazing)

Again, the planners have been told all this in the emails in the past and phone calls with 
me and never once they have agreed to meet me because of covid which was also long 
gone and my comments of them elongating working from home causing these delays to 
all the people that have put in planning applications was blown out of proportion and 
used against me so they only then wanted to deal with my architect. 

I am more than happy to come to any appeal meeting to discuss these points further. 

I look forward to hearing from you. 

Sincerely, 

Rehan Tahir 
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Enclosures 

Please see below communication from just one of the big timber frame company who 
are known to be able build any type of frame. I met them at the Birmingham Home 
Show at the National Exhibition Centre and that was after the others had rejected it and 
this company said that they can do anything else with people and contacts they have. 
Now they are even saying they can't do it without making it really complicated and a 
huge nightmare for the project manager, who also will then charge me more. 

19-743-PL13-Propos 
edRoof Plan-1 00-A3.p 
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21 Messages 
Truss quote request ref ... A V 

• From: Hayden Martin
April 4, 2022 at 11:21 AM 

Good morning Mr Tahir, 

I am aware that you and Fiona have been discussing 
your timber frame project with a view to us presenting 
a quotation to you. Fiona has asked me to interject 
today on account of a reply received by our truss 
manufacturers over the weekend. 

As you will see in the email chain below they have 
replied to our request for a prefabricated truss 
quotation with the following: 

"I have had a quick look at the drawings for this one 
and unfortunately this will not design pre-fabricated. 
The attic profile is very shallow, and the span is over 
12m then there is no attic collar which we usually need 
for triangulation to help the design. There are a lot of 
hipped ends involved as well at shallow pitch which 
prove difficult to design in with these attics. The job will 
require further engineering involving a lot of steel 
before or if we can move forward." 

You may recall the discussion you and I personally had 
at the NEC a couple of weekends ago. When I viewed 
your drawings I intimated my concerns around the 
design of the roof, in particular the hip ends. These 
(hip ends) are always troublesome when there is 
accommodation built within the roof structure, so I am 
not surprised with our truss suppliers response. In 
some ways I anticipated this response, but we were 
right to ask the question of our supplier. 

What this essentially means is that we will need to 
consider options moving forward that will allow you to 

El [21 
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21 Messages 
Truss quote request ref ... A V 

consider options moving forward that will allow you to 
receive the information you require to inform your 
decisions moving forward. Below are the possible 
steps I would suggest to allow this to be achieved. 

1. Discuss the roof structure with your architect and 
see if they have any scope on how they intend 
the structure of the roof to be designed. Was it 
their vision to have this designed with a
prefabricated truss or lose roof/floor members?
This may be useful to understand if there is a
definite expectation here to work with.

2. Consider engineering in closer detail. We can 
make an assumption of the steel required to 
design this roof, but assumptions are not always
the best way forward for the self-builder.
Assumptions are pretty much always supported
with cost contingencies, meaning overall tenders
will not be as accurate (therefore cost efficient)
as they could/should be. You could tender your
drawings out to engineers to have them design
the roof and answer the structural queries
intimated by the roof supplier.

3. We could undertake the engineering on your
behalf. We can engage with our structural
engineers to design the roof as it is currently
designed. There would be a fee associated, but 
you would have the information you require to 
inform your design decisions moving forward and 
the information we would need to provide you 
with a quotation.

4. You could discuss the option of removing the 
hipped roof ends with your architect. This will 
have planning implications but will certainly help 
with the structural design. You may well be able 
to revert to a prefabricated truss design in this
instance, potentially not. If not, the structure
would be so much more straight forward to 

El 
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9:37 'V 
21 Messages 

Truss quote request ref ... A 

instance, potentially not. If not, the structure 
would be so much more straight forward to 
create, meaning many practical and cost 
efficiencies. 

V 

Please consider these possible scenarios moving 
forward and let Fiona and I know which may suit you 
best. 

I hope this helps you in some shape or form in the first 
instance. 

Kind regards, 

FLEMINGHOMES 
Hayden Martin 
Operations Director 

haY.den@fleminghomes.co.uk 

Tel: 01361 883785 
www.fleminghomes.co.uk 

Address & registered Office: 
T. Fleming Homes Limited, Station Road, Duns, Berwickshire, TD11 3HS 

Registered in Scotland No. SC098974 

The contents of this email are confidential to the addressee and are intended solely for the 
recipients use. If you are not the addressee, you have received this email in error. Any 
disclosure, copying, distribution or action taken in reliance on it is prohibited and may be 
unlawful. 

2020 
\\1 ' -"R  - . fa►,!!  - . faD, ! !  
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• Sharron (flemings) Brown 
To: Rehan Tahir >

Roof Design 

HiRehan 

Apologies I missed your call earlier. 

A V

9/14/22 

I was in the process of working on your design. 

Our Truss supplier has come back to us to confirm that 
they are unable to provide a quotation as in their 
opinion the roof won't design using trusses would need 
to be a steel framed roof with loose timbers for which 
we require engineered drawings. 

Is this something you are able to provide ? 

I will call you this afternoon to discuss further, but 
wanted to pop an email to outline exactly what the 
feedback has been from DTE. 

Kind Regards 

Sharron 

FLEMINGHOMES 
Sharron Brown 
Sales Manager - Scotland 
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